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APPELLANT:  CD DG Columbia LLC 
 
SURFACE/MINERAL 
RIGHTS OWNER: Soria, Amesquita, and Soria 
 
APPLICANT:  CD DG Columbia LLC 
 
DATE:   February 9, 2016 
 
 PROJECT AND LOCATION 
 
PROJECT 
DESCRIPTION: 1. Mitigated Negative Declaration for Site Development Permit SDP14-

003 and Conditional Use Permit CUP14-012 stating the project will 
not result in significant adverse impacts to the environment by 
incorporating measures to mitigate the potential impacts into the 
conditions of approval. 

 
   2. Site Development Permit SDP14-003 for the construction of a 9,100± 

square foot retail commercial building, a five foot tall 32± square foot 
monument sign, and a 40 space parking lot. The proposed tenant is 
Dollar General. 

 
   3. Conditional Use Permit CUP14-012 to allow 230± square feet of 

signage pursuant to Section 17.62.060(I) of the Tuolumne County 
Ordinance Code. The proposed signs include two attached 97.5± 
square foot signs, one facing Parrotts Ferry Road and the other 
Howser Lane, and one detached 32± square foot monument style 
sign. 

 
   4. Indemnification agreement by and between the County of Tuolumne 

and CD DG Columbia LLC. 
 
LOCATION:  The project site is located at 22345 Parrotts Ferry Road, Columbia. On the 

southeast corner of the intersection of Howser Lane and Parrotts Ferry 
Road. A portion of Section 14, Township 2 North, Range 14 East. 
Assessor’s Parcel Number 32-180-01. Supervisorial District Number 5. 

 
GENERAL PLAN: The General Plan land use designation for the site is General Commercial 

(GC). Figure 1.6 of the Tuolumne County General Plan indicates that the C-
1 (General Commercial) zoning district is compatible with the GC land use 
designation. Indoor retail sales and business signage are permitted uses 
within the C-1 zoning district; therefore, the proposed retail commercial 
building may be found to be consistent with the GC land use designation. 

 
 
 ENVIRONMENTAL EVALUATION 
 
In accordance with the California Environmental Quality Act (CEQA), the Environmental Coordinator 
for the County has conducted an Initial Study to determine whether the proposed project may have 
a significant effect on the environment.  On the basis of that study, the Environmental Coordinator 
has determined that although the project, as originally proposed, had a potential to have a 
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significant effect on the environment, the project has been modified by incorporating measures to 
mitigate the potential impacts into the conditions of approval; therefore, a Mitigated Negative 
Declaration (SCH# 2015082046) has been prepared.  Pursuant to Section 21091 of the Public 
Resources Code, the Negative Declaration was made available for public review.  The review 
period was 30 days in length and closed on September 18, 2015.  The Community Resources 
Agency received 130 comment letters and e-mails on the Negative Declaration.  The comments and 
responses thereto are included in the Responses to Comments section at the end of the Initial 
Study for consideration by the decision-making body, pursuant to Section 15074 of the State CEQA 
Guidelines. Pursuant to Section 15270 of the CEQA Guidelines, CEQA does not apply to project 
which a public agency rejects or disapproves. 
 
 

RECOMMENDATION 
 
The following findings have been provided to support either approval or denial of the proposed 
project. 
 
Findings for Approval 
 
1. If your Board adopts the Negative Declaration prepared for this project, the adoption may be 

based upon the following findings : 
 

A. The proposed project will not result in significant adverse impacts to the 
environment. 

 
B. The Negative Declaration was prepared in accordance with the California 

Environmental Quality Act (CEQA) and State and County Guidelines for the 
implementation of CEQA. 

 
C. The Negative Declaration reflects the independent judgment of the County of 

Tuolumne. 
 

D. Pursuant to Section 21081.6(a)(1) of the Public Resources Code, a reporting and/or 
monitoring plan has been prepared, as incorporated into the conditions of approval 
of Site Development Permit SDP14-003 and Conditional Use Permit CUP14-012, in 
order to avoid significant effects on the environment. 

 
E. The conditions of approval of Site Development Permit SDP14-003 and Conditional 

Use Permit CUP14-012 are roughly proportional to the respective potential 
environmental impacts associated with the proposed project. 

 
F. Pursuant to Section 21081.6(a)(2) of the Public Resources Code, the custodian and 

location of the documents and materials which constitute the record of proceedings 
upon which this decision to adopt the Negative Declaration had been made are as 
follows: 
 
Clerk of the Board of Supervisors, 2 South Green Street, Sonora, California. 
 
Environmental Coordinator/Community Resources Director, Tuolumne County 
Community Resources Agency, 48 Yaney, Sonora, California 

 
2. If your Board approves Site Development Permit SDP14-003, the approval may be based 

upon the following findings and subject to the attached conditions 1 through 79: 
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A. The proposed project is consistent with the Tuolumne County General Plan and 

Columbia Community Plan. 
 
B. The proposed project is in accordance with the Tuolumne County Ordinance Code. 
 
C. The proposed project is consistent with the Columbia Design Guidelines and the 

principles in Section 17.46.070 of the Tuolumne County Ordinance Code. 
 
D. The proposed development will not be substantially detrimental to the health, safety, 

or general welfare of persons residing or working in the neighborhood of the 
proposed development.  

 
3. If your Board approves Conditional Use Permit CUP14-012, the approval may be based 

upon the following findings and subject to the attached Conditions 1 through 8: 
 

A. The proposed project is consistent with the Tuolumne County General Plan and 
Columbia Community Plan. 

 
B. The proposed project is in accordance with the Tuolumne County Ordinance Code. 
 
C. The proposed project is consistent with the Columbia Design Guidelines and the 

principles in Section 17.46.070 of the Tuolumne County Ordinance Code. 
 
D. The proposed use will not overburden existing municipal facilities. 
 
E. The size and terrain of the project site are suitable for the proposed use. 
 
F. The proposed development will not be substantially detrimental to the health, safety, 

or general welfare of persons residing or working in the neighborhood of the 
proposed development.  

 
4. If your Board approves Site Development Permit SDP14-003 or Conditional Use Permit 

CUP14-012, Community Resources Agency Staff recommends approval of the 
Indemnification Agreement for this project.  

 
Findings for Denial 
 
1. If your Board denies Site Development Permit SDP14-003, the denial may be based upon 

the following findings: 
 

A. The proposed project is inconsistent with Implementation Program 15.C.f of the 
Columbia Community Plan and theTuolumne County General Plan, because the 
proposed building is not small in scale compared to other commercial development 
in the Columbia area. 

 
B. The project is exempt from environmental review under the California Environmental 

Quality Act (CEQA) pursuant to Section 15270 of the State CEQA Guidelines, 
because CEQA does not apply to projects that are denied or disapproved. 

 
2. If your Board denies Conditional Use Permit CUP14-012, the denial may be based upon the 

following findings: 
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A. The proposed project is inconsistent with Policy 15.A.4 of the Columbia Community 
Plan and the Tuolumne County General Plan, because the proposed signage is not 
compatible with the historic character of Columbia. 

 
B. The proposed project is inconsistent with the Columbia Design Guidelines, because 

attached signage should be small to conserve the architectural style of the Columbia 
community.  

 
C. The project is exempt from environmental review under the California Environmental 

Quality Act (CEQA) pursuant to Section 15270 of the State CEQA Guidelines, 
because CEQA does not apply to projects that are denied or disapproved. 

. 
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 GENERAL INFORMATION 
 
Site Description 
 
1. The project site is currently vacant. Existing on the site are the concrete foundations of a 

service station, debris piles, and detritus. Elevations on the project site range from 
approximately 2,110 feet above mean sea level on the western side of the project site 
adjacent to Parrotts Ferry Road to 2,158 feet above mean sea level along the eastern 
property line.  The western portion of the project site is relatively level, with steep slopes 
occurring along the northeastern property line adjacent to Howser Lane, and slopes up to 
60% in the eastern portion of the parcel. Runoff flows east to west into a storm drain along 
Parrotts Ferry Road. Vegetation on the parcel includes Ponderosa pine, with an understory 
of poison oak, Chinese tree-of-heaven, manzanita, toyon, wild blackberry, and annual 
grasses.  
 

2. The properties north of the project site, across Howser Lane, consist of a 2.9± acre parcel 
zoned C-O:D:AIR (Neighborhood Commercial:Design Review Combining:Airport 
Combining) developed with a single-family dwelling, an undeveloped 0.2± acre parcel zoned 
R-1:D:AIR (Single-Family Residential:Design Review Combining:Airport Combining), and a 
2.5± acre parcel zoned R-1:D:AIR developed with a shop building. There is a 0.8± acre 
undeveloped parcel zoned C-O:D:AIR to the east of the project site. To the south of the site 
is a 2.3± acre parcel zoned C-1:D:MX:AIR developed with the R&L Mini-Mart, Kwik-Serv 
Gasoline station, Patty’s Shack restaurant, and a recreational vehicle storage facility. 
Across Parrotts Ferry Road, and south of Springfield  Road is an undeveloped 25.9± acre 
parcel owned by the California Department of Parks and Recreation and zoned P:D 
(Public:Design Review Combining). Across Parrotts Ferry Road, and north of Springfield 
Road is a 343.5± acre parcel owned by the County of Tuolumne consisting of the Columbia 
Airport and zoned BP:D:AIR (Business Park:Design Review Combining:Airport Combining) 
and BP:AIR (Business Park:Airport Combining). 
 

 
Project Description 
 
3. An application for Site Development Permit SDP14-003 was submitted on October 6, 2014, 

for the construction of a 9,100± square foot retail commercial building and a 19-foot tall 32 
square foot detached pole sign. Dollar General is proposed to occupy the building. 
Proposed parking for the project site is 40 spaces. The project site is 1.4± acres in area 
consisting of Assessor’s Parcel Number 32-180-01. The site is zoned C-1:D:MX:AIR 
(General Commercial:Design Review Combining:Mobilehome Exclusion Combining:Airport 
Combining) under Title 17 of the Tuolumne County Ordinance Code. The Dollar General 
Corporation describes itself as the nation's largest small-box discount retailer. Dollar 
General is a variety store primarily selling home goods. The store will have an average of 3 
to 5 employees per shift with a total of 12 to 15 employees. 40% of the employees will be 
full-time, with additional part-time employees being hired during the holidays. The proposed 
hours of operation are 8:00 am to 10:00 pm, seven days a week. 
 

4. Conditional Use Permit CUP14-012 was also submitted October 6, 2014, to allow two 
attached signs, each 97.5± square feet in size, one facing Parrotts Ferry Road and the other 
Howser Lane. The sizes of those signs exceed the total allowed attached signage of 130 
square feet. Section 17.62.060(I) of the Tuolumne County Ordinance Code allows an 
applicant to apply for a Conditional Use Permit to allow any sign in a commercial district. 
The restrictions on these signs may be more or less than those specified in the Ordinance 
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Code relative to area, height, location and quantity as modified by the terms and conditions 
of the Conditional Use Permit. The two attached signs will be painted aluminum. The signs 
will have a gray border, and the store’s name will be in black lettering on a yellow 
background. The detached sign was initially proposed to be a 19-foot tall 32 square foot 
detached pole sign, but this has been revised to be a 32 square foot monument sign with a 
maximum height of 5 feet including the base, to comply with the Columbia Design 
Guidelines. The sign is similar in design and colors to the proposed attached signs, and will 
be placed on a brick base to match the exterior of the building. 

 
Project Site History 

 
5. A service station was built on the project site in 1964. 

 
6. On October 23, 1989, the Columbia Design Review Committee rendered a decision denying 

a Design Review Permit to repaint the existing service station light gray with green trim with 
the installation of a “BP” brand sign in green with yellow lettering. 
 

7. On November 12, 1992, the Columbia Area Planning Commission approved Design Review 
Permit 92CUP-007 to allow the construction of an 8.5 foot by 20 foot gluing shed, 
construction of a six foot high fence, associated signage and repainting the facia of the 
existing structure for Alp’s Sandals. 
 

8. The site previously housed the Columbia Mobile service station. On May 1, 1993, a “Notice 
of Intent to Close” one 10,000-gallon gasoline underground storage tank (UST), one 1,000-
gallon diesel UST, and one undisclosed sized gasoline UST at the former service station 
was submitted to the Tuolumne County Department of Environmental Health (EH).  
 

9. An “Underground Storage Tank Permit Application” to remove one 10,000-gallon leaded 
gasoline UST and one 10,000-gallon unleaded gasoline UST was dated June 2, 1993. A 
permit application to remove the 1,000 gallon diesel UST, identified on a “Notice of Intent to 
close an underground storage tank,” form was not observed in the EH file. On June 4, 1993, 
the two 10,000-gallon USTs were removed from the subject property under regulatory 
oversight of the EH. EAS Professionals contacted the EH on July 7, 2014 to inquire about 
the 1,000 gallon diesel UST that was not listed as being removed. No information pertaining 
to the removal of the 1,000-gallon diesel UST was on file for the subject property. Based on 
the discrepancy of the number of USTs located at the former Columbia Mobile service 
station in the EH records, EAS Professionals prepared a Geotechnical Engineering 
Investigation dated June 25, 2014 for the project site. The geophysical survey did not 
identify any buried metallic or concrete signatures, suggesting that no USTs, sumps, or 
clarifiers were present in the investigated areas.  
 

10. In 1994, the service station building burned down. The structure was still being used as 
Alp’s Sandals at the time. 
 

11. On February 13, 2003, the Columbia Area Planning Commission approved Conditional Use 
Permit 02CUP-035 and Design Review Permit 02DR-065 to allow outdoor sales associated 
with an existing 900± square foot fruit and vegetable stand covered with a brown plastic 
tarp, and associated signage for Leti’s Fruit Stand. 
 

12. On April 13, 2006, the Columbia Area Planning Commission approved Conditional Use 
Permit 04CUP-055 and Design Review Permit 04DR-110 to allow the construction of a 
4,280± square foot permanent structure to house Leti’s Fruit Stand along with outdoor 
sales. The permanent structure was never constructed. 



 SORIA, AMESQUITA, AND SORIA APPEAL 
 

 Soria, Amesquita, and Soria Appeal Agenda Report - 7 

 
13. On March 12, 2009, the Columbia Area Planning Commission approved Design Review 

Permit DR09-004 to amend Conditional Use Permit 02CUP-035 and Design Review Permit 
02DR-065 to allow the replacement of the existing 900± square foot structure covered by a 
brown plastic tarp with a beige metal structure for Leti’s Fruit Stand. The metal structure 
was never placed on the property, and the property has remained vacant since 2009. 

 
Adjoiner Responses 
 
14. In accordance with Section 17.68.130 of the TCOC, the Community Resources Agency 

notified owners of property within 300 feet of the project site by mail. The notification 
provided the project description and described the location of the project. The notification 
solicited an expression of opinion regarding the project.  A total of 16 owners of adjoining 
property were notified. The Community Resources Agency received 9 responses from 
adjoining property owners and interested parties. One response was in favor, six were 
opposed and two were neutral with concerns. These responses are addressed in the 
Adjoining Property Owners and Interested Parties portion of the LAND USE AND 
PLANNING section of the Initial Study.  
 

15. Numerous comments from adjoining property owners and other interested parties were 
received during the public comment period for the Initial Study. The major issues of concern 
were traffic, pedestrian access, andconsistency with the Columbia Design Guidelines. The 
greatest concern was incompatibility with the character of the community of Columbia. 
These comments and the County’s responses are presented in the Responses to 
Comments document. 

 
General Plan 
 
16. The project site has a General Plan land use designation of General Commercial (GC) 

pursuant to Resolution 88-02 adopted by the Board of Supervisors on June 11, 2002.  The 
GC General Plan land use designation provides for a variety of sales and service 
establishments which serve both the residents of Tuolumne County and its visitors. This 
designation is found within urban areas and along highway corridors to provide large scale 
retail and office operations in buildings not exceeding 50 feet in height. Accessory outdoor 
storage and display areas are permitted under this designation. Buildings in this designation 
are limited to 50 feet in height. Figure 1.6 of the Land Use Element indicates that the C-1 
(General Commercial) zoning district of the site is consistent with the GC land use 
designation. 

 
17. Project consistency with the Tuolumne County General Plan and the Columbia Community 

Plan (Chapter 15 of the General Plan) is discussed in the LAND USE AND PLANNING 
section of the Initial Study and in the Responses to Comments document. The following 
Policies and Implementation Programs of the Tuolumne County General Plan and the 
Columbia Community Plan were of particular concern. 
 
Policy 15.A.8 
 Protect and improve the scenic quality along the Parrotts Ferry Road corridor as the 

gateway to Columbia State Historic Park. 
 
The project will improve the scenic quality along the Parrotts Ferry Road corridor by 
replacing a vacant lot, consisting of the concrete foundations of a service station, debris 
piles, and detritus. It will also screen the rear of the neighboring commercial structures 
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where solid waste is stored, with an attractive commercial structure, signage, and 
landscaping.  
 
General Plan Implementation Program 15.A.b directs the County to continue to maintain 
areas surrounding the State Historic Park and within the Columbia Community Plan 
boundaries as a Design Review area in order to encourage the design of new development 
in a manner that complements the character of the State Park. Implementation Program 
15.A.b is implemented through the Columbia Design Guidelines. Project consistency with 
the Guidelines is discussed in the LAND USE AND PLANNING section of the Initial Study. 
 
Implementation Program 15.B.d 
 Require new commercial development to provide the following: 

1. Pedestrian walkways along one side of on-site access roads or access roads as 
they front on the site. 

2. Street lights or other types of exterior lighting in all areas where pedestrian 
walkways are provided and in additional areas as required for safety and crime 
deterrent. 

3. Parking lots should be encouraged to be constructed compatible with the natural 
lay of the land; should be located behind central buildings or should be screened 
along lot lines. 

 
1. A sidewalk will be constructed along the Parrotts Ferry Road frontage of the property, 

and around the corner onto Howser Lane, with pedestrian paths across the driveway 
entrance, and across the parking lot to the building. 

2. Stand alone exterior lights are proposed in three locations around the parking lot, along 
the Parrotts Ferry Road frontage, on the east side of the driveway access, and on the 
north side of the parking lot. Additional exterior lighting will be installed on the building. 
As discussed below, the project will be conditioned to require the parking lot light 
standards to be of post and lamp type or similar in appearance to be consistent with the 
Columbia Design Guidelines. 

3. The parking lot is planned for the level portion of the project site. The parking lot is in 
front of the building and will be screened by landscaping. 

 
General Plan Policy 15.C.5 directs the County to promote the development of tourism 
support industries in and around Columbia State Historic Park.. General Plan 
Implementation Program 15.C.e directs the County to support the Columbia business 
community in their efforts to promote tourist industries in and around Columbia State 
Historic Park. The Columbia Airport Campground, located north of the grass runway on the 
western side of the airport provides 20 campsites for fly-in only visitors. The proposed store 
could provide toiletries and other retail conveniences to these travelers and others staying 
at nearby hotels, motels, and recreational vehicle parks who visit the community to attend 
special events celebrating the heritage of Columbia at the State Park or events held at the 
Columbia Airport. 

 
Implementation Program 15.C.f 
 Encourage small scale, pedestrian friendly commercial development on existing 

commercially zoned lands to provide basic services and thereby increase 
convenience and independence of movement for community members. 

 
The project will be small scale, provide a sidewalk on the east side of Parrotts Ferry Road 
and pedestrian pathways across the parking lot to the building, and provide a variety of 
goods on the existing commercially zoned property which will serve to increase the 
convenience and independence of movement for community members. 
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The property adjoining the project site to the south contains the 2,500± square foot Patty’s 
Shack restaurant and 2,500± R&L Mini-Mart. Claud’s Market, approximately 1,600 feet north 
of the project site on Parrotts Ferry Road, is also 2,500± square feet in size. There are 
larger buildings in the vicinity including the 4,500± square foot post office, 7,200± square 
foot Faith Hall at the Church of the 49ers, 7,600± Columbia Inn Motel, and the 10,000± 
square foot Columbia armory building. Chapter 5 of the Columbia Design Guidelines states 
that many California Gold Rush business buildings were large, imposing, two- and three-
story structures. Often they were separate buildings, each containing individual trades, 
markets, or enterprises. Although most buildings were wooden, brick and masonry exterior 
walls were also used for security and for their fire resistance. Iron-shuttered doors were 
used to gain security. 

 
Upon receiving comments from the community, and County staff, the developers redesigned 
their project to reflect those comments and to provide consistency with the Columbia Design 
Guidelines. The Design Guidelines were created to provide criteria for new development in 
the Columbia area to reflect the character, rural feeling, local color, and the rural and 
geological context in which it is occurring. The changes in design from the standard Dollar 
General store are illustrated by the elevations of the proposed structure and the photograph 
of the existing Dollar General store in Waterford, California, as shown in the LAND USE 
AND PLANNING section of the Initial Study. 

 
Tuolumne County Ordinance Code 
 
18. The project site is zoned C-1:D:MX:AIR (General Commercial:Design Review 

Combining:Mobilehome Exclusion Combining:Airport Combining) pursuant to Ordinances 
1314 and 3166 adopted by the Tuolumne County Board of Supervisors on January 24, 1984 
and June 7, 2011.  Pursuant to Chapter 17.34 of the Tuolumne County Ordinance Code 
(TCOC), the purpose of the C-1 (General Commercial) district is to provide for a variety of 
sales establishments which serve both the resident and traveling public. Development within 
this district shall be served with public water, public sewer, paved streets and adequate 
police and fire protection according to the policies of the General Plan. Development in this 
zone must comply with Title 15 of the TCOC relative to fire safety standards. Access to the 
project site is provided by Howser Lane. The project site will be provided public water and 
sewer service by the Tuolumne Utilities District.  
 

19. Pursuant to Section 17.34.020(L) of the TCOC, indoor retail sales, as proposed by this 
project, is a permitted use within the C-1 zoning district, subject to the requirements of 
Section 17.52.180. Pursuant to Section 17.68.100 of the TCOC, to insure that certain types 
of proposed developments will serve to achieve a design which is desirable, a site 
development permit shall be secured prior to construction in the C-1 zoning district. 
Pursuant to Section 17.68.120 of the TCOC, the project review associated with a site 
development permit includes verifying conformance to the latest accepted planning and 
engineering standards covering the following areas: site layout, structure design, 
landscaping, water and sewer service and other utilities, surface drainage and erosion 
control, fire protection, access, traffic circulation and parking. As indicated throughout this 
document the project conforms to these standards. 
 

20. Section 17.52.180 of the TCOC states that where indoor retail sales, indoor retail services, 
or shopping centers are subject to the requirements established herein, the application for a 
conditional use permit or site development permit shall be referred to the Planning 
Commission. Any approved conditional use permit or site development permit shall include 
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conditions to ensure compliance with the following provisions:  
 

A.  The design and exterior materials of the retail sales or retail services establishment 
or shopping center shall reflect the traditional architectural motif of the community in 
which it is proposed, blend with the surrounding neighborhood, or be consistent with 
any applicable design standards in the general plan or as provided in this title.  

 
B.  The retail sales or retail services establishment or shopping center shall be 

designed and located to be compatible with, rather than imposed on, the landscape 
and environment by minimizing the amount of grading and topographical alteration 
and shall be designed in accordance with the provisions of the Tuolumne County 
Hillside and Hilltop Development Guidelines.  

 
C.  An application for a use permit shall be referred to any jurisdictional design review or 

other planning advisory committee for review and recommendation to the Planning 
Commission. 

 
21. Pursuant to Section 17.62.060(I) of the TCOC, any sign in a commercial zoning district may 

be permitted subject to first securing a conditional use permit in lieu of all signs otherwise 
permitted in the Sign Ordinance. Section 17.68.020 of the TCOC states that the purpose of 
a conditional use permit is to allow the proper integration in the community of uses which 
may be suitable only on certain conditions in specific locations in a zoning district, or when a 
site is regulated in a particular manner. Conditional use permits are granted for a particular 
use at a particular location, and may be transferred by the permittee to another person but 
not to another location. 

 
Columbia Design Guidelines 
 
22. The subject parcel is within the Columbia Design Review Area, and is zoned Design Review 

Combining (:D). Section 17.46.080 of the TCOC, states that before approving or 
conditionally approving an application for a discretionary entitlement within a design review 
combining district that will result in a change in the appearance of a parcel, the decision 
making body shall make the finding that the project conforms to the design guidelines 
applicable to the location of the project and to the following principles in Section 17.46.070:  

 
A.  Regulation of design should not be so rigidly enforced that individual initiative is 

precluded in the design of any particular improvement or substantial additional 
expense is incurred. The regulation exercised should be that necessary to achieve 
the overall objectives as set forth in the design guidelines applicable to the location 
of the project.  

 
B.  Compatible design of buildings and other features should not result in substantial 

increased expenses or time delays for the development. The focus of design review 
is on compatible appearance within the community and, as such, the use of 
innovative or alternative materials that have a similar appearance to traditional 
materials will be supported as a means to reduce the escalation of costs to achieve 
harmonious development within the area.  

 
C.  Where buildings are grouped in proximity, harmony between individual buildings in 

any group is of equal importance to the architectural character of any individual 
building. Similarity in type of construction, materials, colors, landscaping, signs and 
other features will help to minimize disharmony between buildings in proximity.  
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D.  The aesthetic quality of the design of buildings and other features, as evidenced by 
the use and relationship of materials, color and texture, application of the principles 
of scale, proportion and harmony, and suitability of structure to its site, shall be 
comparable to that exhibited in the surrounding area.  

 
E.  New improvements shall maintain design continuity, conform to, or be aesthetically 

compatible in areas where a particular design style or theme has been established. 
 
23. The latest version of the Columbia Design Guidelines was adopted by the Board of 

Supervisors on May 21, 2013. The subject property is within the Columbia Design Review 
Area, but is not within a Historic Design Preservation district. 
 

24. Chapter 4 of the Columbia Design Guidelines states that they are not intended to be a strict 
limitation on the type of development that may be permissible within the community. They 
are, however, intended to constitute a series of standards for determining whether a 
proposed development blends and complements the historic architecture that was prevalent 
in Columbia during the 1850s. New development should be similar in appearance to the 
examples used in the Guidelines. 
 

25. Chapter 5 of the Design Guidelines states that the design characteristics are not intended to 
be a strict limitation on the type of development permissible, but is intended to constitute a 
standard for determining whether a proposed development generally conforms to the type of 
architecture prevalent in the gold mining areas of California during the period from 1850 to 
1900. All buildings situated within the boundaries of the :D (:Design Review Combining) 
district which are hereafter constructed should be compatible with California “Gold Rush 
Type” architecture. It should be noted that many new building materials are available, and 
may become available, which can be used in place of the original materials and do not 
substantially change the character or appearance of buildings being restored or constructed 
when compared to existing buildings. Many of the natural qualities as practical, such as 
trees, shrubs, rocks and land contours, should be retained on project sites. 
 

26. Chapter 5 continues to discuss elements that should be considered for commercial 
buildings, shopping centers and motels. Many of these elements are reiterated in other 
sections of the Guidelines which are discussed below. One of the elements of particular 
concern is the simulation of a separation of buildings which entails: minimizing the impact of 
a large building by making it appear as a group of several small buildings; the use of a 
variety of architectural design features, such as adding a second story porch; varying the 
height of buildings in a manner that is compatible with surrounding buildings; and breaking 
up a large use, such as a grocery store or motel, by wrapping the edges with smaller retail 
uses. 
 

27. The original elevations submitted for the proposed store were very utilitarian and were not 
consistent with the Columbia Design Guidelines. The corner of the building surrounding the 
entrance had horizontal fiber cement lap siding, with the lower portion of the wall covered by 
concrete brick. The corner column was covered by concrete brick. The exterior finish on the 
siding and concrete brick was sandstone. A “burnished slate” colored parapet would be over 
the entrance corner of the building, with a steel angle awning and decorative brackets. 
Basic wood shutters would be used to simulate windows. The rest of the building would be 
metal siding, with dark brown doors for staff and delivery in the rear. The customer entrance 
was a bronze anodized aluminum storefront system with clear glazing. 

 



 SORIA, AMESQUITA, AND SORIA APPEAL 
 

 Soria, Amesquita, and Soria Appeal Agenda Report - 12 

 
Original North Elevation 

 

 
Proposed North Elevation 

 
The building was redesigned to address community responses and to provide consistency 
with the Columbia Design Guidelines. The redesigned building uses parapets and different 
colored siding to simulate multiple two-story buildings. The awning has been expanded the 
length of both frontages of the building. The entrance corner of the building now has red 
brick siding below the awning, with “timber bark” colored horizontal fiber cement lap siding 
above. Decorative wood shutters are used to simulate a two-story building. Decorative metal 
faux doors are used to aid the simulation of additional buildings. Horizontal fiber cement 
siding is used on both frontages of the building alternating between “timber bark” and “khaki 
brown”, with “iron gray” and “timber bark” trim to give the appearance of multiple buildings. 
The utilitarian light fixtures were replaced with decorative features. The customer entrance 
remains a bronze anodized aluminum. The non-visible sides of the building remain 
“sandstone” colored pre-finished metal walls with “burnished slate” trim. 

 
 

 
Original West Elevation 
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Proposed West Elevation 

 

 
Typical Dollar General store design (Waterford, CA) 

 
The project’s consistency with specific Design Criteria from the Columbia Design Guidelines 
is addressed in the LAND USE AND PLANNING section of the Initial Study, and the 
Response to Comments document. 
 

Off-Street Parking 
 
28. Section 17.60.010 of the Ordinance Code states that off-street parking facilities for the 

parking of motor vehicles shall be provided in connection with all buildings erected or 
increased in size.  The project involves the construction of a 9,100± square foot retail 
commercial building. 

 
29. Section 17.60.020(7) states that the amount of parking required for retail shops is a 

minimum of 8 spaces plus one space for each 250 square feet of gross floor area in excess 
of 1,000 square feet. A total of 40 parking spaces are required for the proposed project, 
including two handicapped accessible spaces. The submitted plot plan indicates 24 
standard spaces, 14 small car spaces, and two handicapped accessible spaces are 
proposed.  

 
30. Pursuant to Section 17.60.070, whenever more than ten parking spaces are required for a 

development, the allocation of spaces may include up to 50% small car spaces. Full size 
perpendicular spaces shall be 9’ x 20’, small car spaces shall be 8’ x 16’, and handicapped 
accessible spaces shall be in accordance with the State Accessibility Standards. Section 
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17.60.070(C) states that in commercial developments, the parking areas shall be paved, 
striped and lined in accordance with the Community Resource Agency’s latest standards.  

 
Wildlife Habitat 
 
31. The Tuolumne County Wildlife Habitat Map for the USGS Columbia 7.5 Minute Quadrangle 

indicates that the entire project site is designated Residential-park. Residential-park habitat 
is a designation for urbanized areas, including residential, commercial, and industrial 
developments, as well as landscaped parks and gardens.   
 

32. The rsp habitat type is considered a fourth priority habitat pursuant to Appendix B of the 
Tuolumne County Wildlife Handbook.  Fourth priority areas are of relatively low value for 
wildlife.  Most uses are allowed without wildlife mitigation.  Mitigation may be required for 
large projects if they would have significant impacts on wildlife.  Since the project is small, 
no mitigation is required for cumulative impacts to wildlife. No special status plant or animal 
species is known to occur on the project site.  
 

33. The Department of Fish and Wildlife’s California Natural Diversity Data Base (CNDDB) 
maps were consulted for known locations of special status plants and special status 
animals.  No Rare, Threatened or Endangered species of plants or animals are known to 
occur on the project site or in the nearby vicinity. The project area falls within an area 
identified as habitat for the California red-legged frog (Rana draytonii) a Federally-
threatened species that is listed as Threatened by the State of California. This species is 
most commonly found in lowlands and lower elevation foothills supporting permanent and 
semi-permanent water sources and characterized by a variety of habitat types including 
humid forests, woodlands, scrub and grasslands. Breeding habitat includes permanent 
water sources including lakes, ponds, reservoirs, slow streams, marshes, bogs, and 
swamps. The project area does not contain habitat suitable for the California red-legged 
frog. This habitat does occur 950 feet west of the project site, across Parrotts Ferry Road, 
along an unnamed tributary of Mormon Creek. Runoff from the project site flows westward 
into a swale along the eastern side of Parrotts Ferry Road. It is transported to the west side 
of Parrotts Ferry Road through a storm drain and culvert onto the Columbia Airport property 
where it is captured in the pools and ponds located on that property. Runoff from the project 
site will be captured in a retention/detention basin, sedimentation basin, or similar device to 
filter and attenuate surface runoff from paved travel ways and parking areas prior to 
discharge into the natural drainage system to minimize degradation. If an on-site 
retention/detention system is used, the basin may be proposed as subsurface under the 
parking lot. Due to the distance of the potential habitat for the California red-legged frog 
from the project site and the use of a retention/detention basin, sedimentation basin, or 
similar device, the proposed project will not result in significant impacts to that habitat. 

 
Air Quality 
 
34. Assembly Bill (AB) 32, the Global Warming Solutions Act of 2006 (Núñez, Chapter 488, 

Statutes of 2006) requires a reduction in California’s greenhouse gas emissions to 1990 
levels by 2020.  AB 32 also required the California Air Resources Board (ARB) to develop a 
policy plan for reaching the 2020 emissions target and to adopt and enforce regulations to 
implement the plan. The resulting AB 32 Climate Change Scoping Plan (herein referred to 
as “Scoping Plan”) was adopted by ARB in December 2008.  
 

35. In conjunction with the Tuolumne Tomorrow Blueprint Planning Project, the Tuolumne 
County Transportation Council hired Rincon Consultants, Inc. to prepare a countywide 
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Greenhouse Gas Study. The study was completed in January 2012 and presents the results 
of a countywide (including both incorporated and unincorporated areas) GHG emissions 
inventory, which evaluated existing (2010) GHG emissions. It also identified measures 
which land use project applicants can implement to reduce GHG emissions consistent with 
AB 32. 
 

36. To assist project applicants with determining whether a proposed project’s GHG emissions 
are consistent with AB 32 and the countywide reduction target, the study provides two sets 
of screening criteria. If a project meets either set of screening criteria, then the lead agency 
or project applicant would not need to perform an assessment of the project’s GHG 
emissions.  
 

37. For projects that do not meet either set of screening criteria, the Tuolumne County 
Greenhouse Gas Study identifies a project-level GHG emissions threshold of 4.6 MT CO2e 
(carbon dioxide equivalent) per service population (the sum of the number of jobs and the 
number of residents provided by a project) per year that can be applied evenly to future land 
development applications countywide to ensure that new development reduces its share of 
emissions consistent with AB 32 and the countywide reduction target. This project-level -
threshold is presented along with guidance on how to calculate a project’s potential GHG 
emissions and determine whether it meets the project-level GHG emission threshold, and 
measures to reduce emissions if necessary. 
 

38. If a proposed project either is equal to or less than the project size screening criteria in 
Table 5-8 of the GHG study, or incorporates all of the measures identified in Table 5-9 (P-1 
through P-4) of the GHG study, then a project specific assessment is not required.  

 
Table 5-8. Project Screening Criteria by Project Size and Type 

Single Family  4 parcels  
Apartment, Condo, Townhouse  8 dwelling units  
Commercial/Retail  2,000 square feet  
Industrial  5,000 square feet  
*Note: These screening criteria represent the maximum operational size of a 
project by land use type.  

 
Table 5-9. Project Screening Criteria by Project Features 

P-1: Project exceeds the California Energy Code requirements by 15 percent, 
based on the 2008 Energy Efficiency Standards requirements, through the 
installation of energy efficient design, lighting, equipment, appliances, or solar 
photovoltaic panels that provide 15 percent or more of the project’s energy 
needs.  
P-2: Project does not include fuel oil as a heating source.  
P-3: Project provides dedicated and accessible recycling and green waste bins 
with instructions/education program explaining how to use the bins, what can go 
into each bin, and the importance of recycling.  
P-4: Project (non-residential only) provides designated parking for any 
combination of low-emitting, fuel-efficient and carpool/vanpools vehicles at 10 
percent of the total spaces, consistent with the 2010 California Green Building 
Standards Code Tier 1 measure (Table A5.106.5.1.1).  
*Note: A project using this screening criteria table must incorporate all project 
features (P-1 through P-3 for residential, and P-1 through P-4 for non-residential) 
listed above.  
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39. The current project does not meet the criteria to be exempt from requiring a greenhouse gas 
analysis in Table 5-8 because the proposed building exceeds a total of 2,000 square feet. 
However, the applicant has included the Project Screening Criteria by Project Features 
found in Table 5-9 as part of the project description for the proposed project. Therefore, the 
applicant has proposed that the project will exceed the California Energy Code 
requirements by 15 percent based on the 2008 Energy Efficiency Standards requirements, 
prohibit the use of fuel oil as a heating source, provide on site recycling and green waste 
bins and provide 10 percent of the required amount of parking spaces, a total of 4 spaces, 
for low emitting, fuel-efficient and/or carpool/vanpool parking only. 
 

40. The 2013 California Building Code requirements exceed the 2008 Energy Efficiency 
Standards by more than 15%; therefore, this measure will not be attached to Site 
Development Permit SDP14-003. 

 
Utilities 
 
41. Tuolumne County Ordinance Code Section 17.34.010 requires public water and sewer for 

development in the C-1 district. The project site is within the water service area of the 
Tuolumne Utilities District (TUD), and also within TUD’s sewer service area.   

 
Tuolumne Utilities District 
 
42. The Tuolumne Utilities District (TUD) was consulted concerning this project and responded 

that there is an active water service established for the parcel authorized for use by one 
single family residence or equivalent. An 8-inch water main is located in the right-of-way of 
Parrotts Ferry Road. If the proposed change of use results in usage beyond one single 
family residence or equivalent, then payment of additional capacity charges will be required 
to mitigate the additional demand on the Columbia water supply, treatment and storage 
facilities. 
 

43. Water usage is calculated based on Equivalent Single-Family Residence (ESFR) which is 
264 gallons per day (GPD) per single-family residence (calculated as an annual average); 
i.e. a single-family residence has an ESFR of 1.0. TUD has provided actual water 
consumption for the Jamestown Dollar General store which is the same size as the 
proposed store with installed landscaping: 
 

 Cubic feet Gallons Per Day ESFR 
SEP/OCT 2015 2,092 15,648 261 0.99 

JUL/AUG 2015 2,069 15,476 258 0.98 

MAY/JUNE 2015 2,056 15,379 256 0.97 
MAR/APR 2015 2,268 16,965 283 1.07 

JAN/FEB 2015 1,377 10,300 172 0.65 

 (1 cubic foot is the equivalent of 7.48 gallons) 
 
The average of the 2015 figures of water usage for the Jamestown Dollar General store is 
0.93 ESFR, which is less water usage than a single-family residence. 

 
44. If TUD is under Phase III conservation measures prohibiting the watering of landscaping for 

new construction or development when the landscaping is required to be installed, a 
security agreement for the future planting of landscaping will be implemented allowing the 
actual installation of landscaping to be deferred until the Phase III measures are lifted. 
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45. The TUD response also stated that there is not an active sewer service established for the 

parcel. An 8-inch sewer force main is located in the right-of-way of Parrotts Ferry Road but 
connection to the force main is not permitted. A 6-inch gravity sewer main exists, beginning 
at the intersection of Airport Road and Parrotts Ferry Road and continuing northward. This 
sewer main may extend south to Howser Lane. Pothole verification will be required prior to 
connection to the gravity line. TUD will assist the developer in locating this line. The 
developer would be required to pay capacity charges to mitigate impacts to TUD’s 
wastewater collection, treatment and disposal system. Extension of water and sewer mains 
and service laterals would occur within existing public utility easements and the project site. 
 

46. Water and sewer service to the project would require written agreement and approval by the 
Tuolumne Utilities District’s Board of Directors. The agreement between TUD and the 
developer would specify the terms and conditions for service, including the developer’s 
construction and transfer of public pipeline facilities, payment of administration, engineering 
and inspection fees and payment of connection fees. The developer would be required to 
pay capacity charges or build facilities to mitigate impacts to TUD’s water supply, treatment 
and storage facilities and wastewater outfall system. Improvements to TUD’s water storage 
and off-site distribution systems may be required. 

 
Signage 
 
47. Conditional Use Permit CUP14-012 has been requested to allow two attached signs, each 

97.5± square feet in size, one facing Parrotts Ferry Road and the other Howser Lane, and 
one detached 32± square foot monument style sign. This exceeds the total allowed 
attached signage of 130 square feet. Pursuant to Section 17.62.060(I) of the TCOC, any 
sign in a commercial zoning district may be permitted subject to first securing a conditional 
use permit in lieu of all signs otherwise permitted in the Sign Ordinance. Section 17.68.020 
of the TCOC states that the purpose of a conditional use permit is to allow the proper 
integration in the community of uses which may be suitable only on certain conditions in 
specific locations in a zoning district, or when a site is regulated in a particular manner. 
Conditional use permits are granted for a particular use at a particular location, and may be 
transferred by the permittee to another person but not to another location. 
 

48. Two attached exterior lighted 26’-0” wide and 3’-9” tall (97.5 square feet) “Dollar General” 
signs are proposed, one on each frontage.  The words “Dollar General” will be in black type 
on a yellow background. The two proposed attached signs are painted aluminum. The signs 
will have a gray border, and the store’s name will be in black lettering on a yellow 
background. The total attached signage will be 195 square feet, which exceeds the allowed 
130 square feet of attached signage. 
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49. The detached sign was initially proposed to be a 19-foot tall 32 square foot pole sign, but 
this has been revised to be a 5-foot tall 32 square foot monument sign to comply with the 
Columbia Design Guidelines. The sign will be 4-feet tall on a less than one (1) foot high 
base for an overall height of 5-feet. The sign is similar in design and colors to the proposed 
attached signs, and will be placed on a brick base to match the exterior of the building. 
 

50. The attached signs will be illuminated by five decorative light fixtures installed above each 
sign. The detached monument sign will be illuminated by light fixtures placed on the ground 
below the sign. The project will be conditioned to require white or clear lights. 

 
Landscaping 
 
51. Chapter 15.28 of the Tuolumne County Ordinance Code (TCOC) specifies landscaping 

requirements. Section 15.28.010 of the TCOC states the purpose of Chapter 15.28 as 
promoting the values and benefits of landscaping while recognizing it is in the public interest 
to conserve water. Chapter 15.28 implements this purpose by establishing regulations for 
planning, designing, installing, maintaining and managing water efficient landscapes in new 
construction and in rehabilitated landscape areas. The regulations established have been 
prepared in accordance with the Water Conservation in Landscaping Act codified in Section 
65591 et seq. of the California Government Code. 
 

52. Pursuant to Section 15.28.030(B) of the TCOC, developments subject to a site development 
permit on land zoned commercial on parcels with a net area of more than one acre, but less 
than five acres, are required to landscape 15% of the project site. The site is 1.4± acres; 
therefore, approximately 9,148 square feet of landscaping is required. However, native 
vegetation retained on the project site can be counted towards the landscape requirement. 
 

53. Section 15.28.040 of the TCOC states that except as provided in Section 15.28.050, 
landscaping for all projects subject to Chapter 15.28 shall comply with the following: 

 
A. Drought tolerant vegetation species only shall be planted for ornamental purposes. Such 

plants shall be listed in the Landscape Guidelines maintained by the Community 
Resources Agency and shall be rated as having a low or moderate water need. The use 
of invasive or noxious plant species shall be prohibited.  

B.  Native or existing vegetation shall be retained on the project site to the maximum extent 
feasible. 

C.  Proposed landscaping shall reflect the horticultural attributes of plants, such as mature 
plant size and invasive surface roots, to minimize damage to property or infrastructure, 
such as buildings, sidewalks, and power lines. The landscaping should be designed so 
that mature vegetation is no closer than 10’ to power lines.  

D.  Proposed plant placement shall incorporate solar orientation to maximize summer 
shade and winter solar gain, such as planting appropriate deciduous shade trees in 
parking lots.  

E.  The landscape design plan shall address fire safety and prevention. Avoid fire-prone 
plant materials and highly flammable mulches.  

F.  Turf areas shall be prohibited except for functional recreational areas.  
G.  All landscaped areas shall be mulched with materials which promote water retention and 

reduce water loss from evaporation in accordance with the standards in Section 
15.28.090.  

H.  Irrigation systems shall be limited to low volume systems. Where available and allowed 
by State and County regulations, recycled water shall be used as a source for irrigation 
systems.  
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I.  Recirculating water systems shall be used for decorative water features. Water features 
that do not use recirculated water shall be prohibited, except those that are used to 
retain or detain storm water.  

J.  A landscape plan demonstrating compliance with the landscape requirements provided 
herein shall be submitted in conjunction with an application for a project subject to the 
provisions of this Chapter. The landscape plan shall identify the existing vegetation to 
be retained, existing trees with 5” diameter at 4.5 feet above average ground level or 
larger to be removed, the location of proposed vegetation, the sizes and species of 
proposed plants, fences, planters and other landscape features, erosion control 
measures, the layout of the irrigation system, and any other information required by the 
Community Resources Director to determine compliance with the provisions of this 
Chapter.  

K.  Landscaping provided in accordance with Section 15.28.040 shall be exempt from the 
provisions of Sections 15.28.050, 15.28.060, 15.28.070, 15.28.080, 15.28.110, 
15.28.120, 15.28.130, 15.28.140, and 15.28.180 of this Code. 

 
54. The project applicant has submitted a landscape plan  prepared by Green Design 

Landscape Architects, Inc. of Reno, Nevada, indicating approximately 9,148  square feet of 
landscaping, consisting of: 
 
Quantity Botanical Name Common Name 

5 Robinia P. ‘Purple Robe’ Purple Robe Locust 
1 Calocedrus decurrens Incense Cedar 

27 Lavandula ‘Irene Doyle’ Lavender 
10 Baccharis pilularis ‘Pigeon Point’ Coyote Bush 
20 Cistus purpurea Rockrose 
9 Phormium ‘Yellow Wave’  New Zealand Flax 
6 Santolina chamaecyparissus Lavender Cotton 
6 Arctostaphylos ‘Howard McMinn’ Manzanita 

21 Zauschneria california California Fushia 
12 Nepeta ‘Walkers Low’ Catmint 
14 Arctostaphylos ‘Emerald Carpet’ Manzanita 
6 Muhlenbergia capillaris ‘Regal Mist’ Pink Muhly 

25 Calamagrostis acutiflora “Karl Foester’ Feathered Reed Grass 
 

55. The landscape plan is consistent with the Tuolumne County Landscape Guidelines, but the 
project will be conditioned to replace purple robe locust (Robinia P. ‘Purple Robe’) with 
Ponderosa pine or native oaks (blue, interior, valley, or California black) as a response to 
received comments from the public. The replacement would be consistent with 
Implementation Program 15.A.h of the Columbia Community Plan and Design Criteria 13 of 
the Columbia Design Guidelines. 
 

56. Any future changes to the approved landscape plan will require submittal of a revised 
Landscape Plan to the Planning Division of the Community Resources Agency for review 
and approval prior to installation of any plants. The Plan will be required to be consistent 
with Chapter 15.28 of the Tuolumne County Ordinance Code and plants must be installed 
prior to issuance of a Certificate of Occupancy. If the installation of landscaping is not 
allowed due to the current drought a security agreement must be entered into in lieu of 
planting. 
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Lighting 
 
57. Exterior lighting is proposed to be attached to the building and one three light standards in 

the parking area. Exterior lighting has the potential to distract or otherwise create a 
nuisance for motorists along Parrotts Ferry Road or neighboring properties. Therefore, the 
project will be conditioned so that the exterior lighting does not interfere with motorists 
traveling along any of the roadways adjacent to the project site or neighboring properties. A 
lighting plan will be required to be submitted for approval. The lighting plan shall incorporate 
the following:  
 
 Screen lighting from roads with structures, vegetation, or topography; direct the light 

downward to the area to be illuminated;  
 Install shields to direct light and reduce glare;  
 Utilize low rise light standards or fixtures attached to the buildings; and  
 Utilize low or high pressure sodium lamps instead of halogen type lights.  
 All exterior lighting shall be equipped with automatic timing devices.  
 All outdoor lighting shall be turned off one hour after the store closing at night until two 

hours prior to opening in the morning, except: Outdoor lighting used for security 
purposes or to illuminate walkways, and parking lots may remain lighted after these 
hours when the lighting is activated by a motion sensor. The motion sensor controlled 
lighting shall turn on when activated and turn off within five minutes of inactivity. The 
motion sensor activated lighting shall not be triggered by any movement or activity 
located off the property. Any deviation to these restrictions must be submitted and 
approved by the Planning Division of the Community Resources Agency. 

 
58. The project will be conditioned to require the parking lot light standards to be of post and 

lamp type or similar in appearance, and all other exterior light fixtures to be historical in 
appearance consistent with the Columbia Design Guidelines. 

 
Cultural Resources 
 
59. A cultural resources survey entitled Cultural Resources Investigation of 22345 Parrotts 

Ferry Road, Sonora, Tuolumne County, California was prepared by ASI Archaeology and 
Cultural Resources Management in January 2015.   
 

60. Two cultural resources were identified: a concrete foundation/pad and an ‘L’-shaped 
concrete foundation. 

 
61. The concrete foundation/pad is the remains of the Columbia Mobile Gasoline Station. The 

Tuolumne County Assessor’s records indicate a service station was built on the property in 
1964. The survey states that the gas station was closed in 1990. Planning Division records 
indicate the structure was then used as “Alp’s Sandals.” The structure burned down in 1994. 

 
62. The ‘L’-shaped concrete foundation is believed to predate 1948, because it aligns with the 

building shapes on the 1948 and 1949 USGS topographic map. The land adjacent to this 
feature will be explored with a backhoe to determine if buried extensions of the foundation 
exist and to ascertain if there are intact archaeological deposits. The project will be 
conditioned to require a qualified archaeologist shall be present during any grading activity 
occurring in the vicinity of the ‘L’-shaped concrete foundation.  
 

63. As discussed in Response 4-6 in the Responses to Comments document, several 
comments mentioned a community named Bensonville as being located in the vicinity of the 
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project site. County staff has contacted the Tuolumne County Museum and History 
Research Center, the Tuolumne County Recorder, and the Carlo M. De Ferrari Archive for 
information on Bensonville. It was determined that Bensonville was a mining community 
located southwest of Columbia that existed between 1850 and 1870, which probably 
included the project site.  
 

64. The cultural resources survey prepared for the project entitled Cultural Resources 
Investigation of 22345 Parrotts Ferry Road, Sonora, Tuolumne County, California and 
prepared by ASI Archaeology and Cultural Resources Management in January 2015, did 
not reveal any   remnants of the former Bensonville community. The survey noted that there 
is the potential to encounter subsurface cultural resources during land clearing and 
construction work.  To assure that any unknown subsurface cultural resources will not be 
damaged as a result of the approval of this project, mitigation will be required for all earth 
disturbing activities pursuant to Section 14.10.150 of the Tuolumne County Ordinance 
Code. If subsurface resources are located during project construction, all work must stop in 
the resource area until a qualified archaeologist evaluates the resource.   
 

65. To address concerns regarding Bensonville, a condition is proposed to require the 
placement of a plaque commemorating Bensonville on the project site adjacent to Parrotts 
Ferry Road within the proposed landscape area. The installation of the plaque would be 
required prior to issuance of a Certificate of Occupancy for the building. The condition is 
proposed to read as follows: 

 
The property owner shall have a qualified professional draft the content of a 12-inch 
high by 15-inch wide plaque commemorating the community of Bensonville. The 
content shall be reviewed and approved by the Tuolumne County Historic 
Preservation Review Commission prior to creating the plaque.  Approval of said 
content shall not be unreasonably withheld prior to creation of the plaque.   
 
The proposed location of the plaque shall be shown on a site plan, for review and 
approval of the Community Resources Agency prior to installation. The location shall 
be within the landscape area, or other permanent fixed location. 
 
The property owner shall have a 12-inch high by 15-inch wide bronze plaque 
containing the content approved by the Historic Preservation Review Commission 
created and installed in the location approved by the Community Resources 
Agency.  

 
Traffic 
 
66. The proposed project will have access off of Howser Lane, approximately 30 feet east from 

the intersection of Howser Lane and Parrotts Ferry Road.  
 

67. In the area of the project site, stretching from approximately 240 feet south of the 
intersection of Parrotts Ferry Road with Springfield Road north to approximately 150 feet 
north of the intersection with Airport Road, Parrotts Ferry Road is a two lane rural major 
collector road with an 11 foot wide two way left turn (TWLT) lane and paved shoulders that 
range in width from 1 to 4 feet. There are no sidewalks on Parrotts Ferry Road in the project 
area. Major collector roads are defined in the Tuolumne County General Plan as routes that 
function as corridors for through traffic within local areas providing service to towns and 
other major traffic generators within the County which are not directly served by the arterial 
system. They also serve to link minor collector roads and local access roads with nearby 
towns and communities or the arterial system.  
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68. Howser Lane is a two lane non-County maintained rural local road. The rural local road 

system primarily provides direct access to residential property and other areas which are 
not directly served by the collector or arterial system.  
 

69. Three streets intersect Parrotts Ferry Road in relatively close proximity in the area of the 
proposed development: Airport Road, Howser Lane, and Springfield Road.  
 

70. A Level 1 traffic study addressing access and safety issues prepared under Tuolumne 
County traffic study guidelines was required for the project. The Traffic Access Assessment 
for Columbia Dollar General Store, Tuolumne County was prepared by KD Anderson & 
Associates, Inc. of Loomis, California, and dated February 2, 2015, to identify, quantify, and 
mitigate project impacts to traffic and circulation. The traffic study is available for review at 
the Community Resources Agency. 

 
71. Improvements to Howser Lane will consist of widening the road to two 10 foot wide lanes, 

with two foot wide paved shoulders, meeting a Traffic Index of 5.0 from the intersection with 
Parrotts Ferry Road past the driveway encroachment.  East of the driveway encroachment, 
the width of Howser Lane shall be tapered for 50 feet to reduce the width to that of the 
existing roadway. 
 

72. The amount of traffic associated with Dollar General is not sufficient to appreciably worsen 
existing traffic conditions in the area based on today’s Level of Service. However, under 
long term conditions, appreciable congestion is anticipated at the Parrotts Ferry 
Road/Springfield Road intersection whether the Dollar General store proceeds or not. Some 
form of capacity increasing improvement is expected to be needed in this area in the future. 
Based on the Traffic Study, the Engineering Division has determined that the developer will 
be required to pay a “fair share” of the cost of the re-alignment of Springfield Road to shift 
its intersection with Parrotts Ferry Road to the south (approximately 400 linear feet) to line 
up with the existing commercial driveway serving the Kwik Serv mini-mart and gas station.  
 

73. The fair share contribution is based upon the amount of traffic generated by the proposed 
project as calculated in the Traffic Access Assessment for Columbia Dollar General Store, 
Tuolumne County. According to this study, Dollar General Traffic Alone would generate 
three AM peak hour trips on Springfield Road, and two PM peak hour trips. The Existing 
Traffic Volumes plus Dollar General Traffic Volumes would result in totals of 76 AM peak 
hour trips and 124 PM peak hour trips. Dividing the Dollar General Traffic Alone peak hour 
trips by the Existing plus Dollar General Traffic Volumes results in the percentage of trips on 
Springfield Road that the Dollar General store will generate, as follows: 

 
3 AM peak hour trips (Dollar General Traffic Alone) 

= 3.95% 
76 AM peak hour trips (Existing plus Dollar General) 

 
2 PM peak hour trips (Dollar General Traffic Alone) 

= 1.61% 
124 PM peak hour trips (Existing plus Dollar General)  

 
The average of these two percentages of Dollar General peak hour trips on Springfield 
Road is 2.78%. 
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Re-alignment of Springfield Road will require the construction of 600± linear feet of new 
roadway. The current estimate for new road construction is $8,000,000 per mile, which is 
$1,515± per foot. 600± linear feet at this rate is $909,090±. 
 
The cost for improvements at the re-aligned Springfield Road and Parrotts Ferry Road 
intersection is estimated at $200,000. The estimated cost for the re-alignment of Springfield 
Road and intersection improvements is $1,109,090± plus a 15% contingency amount for a 
total of $1,275,500±. 
 
The fair share contribution for Dollar General is 2.78% of $1,275,500±, resulting in an 
estimated total of $35,459±. 
 

74. While the Dollar General store is not expected to regularly attract a large number of 
pedestrians, any commercial business near Columbia could attract customers who arrive on 
foot. General Plan Implementation Program 2.B.g requires when appropriate and warranted 
new development to contribute to, or construct bicycle and pedestrian facilities. The project 
will be required to construct a concrete sidewalk across the entire frontage of the project site 
(APN 32-180-01) along the east side of Parrotts Ferry Road to comply with Implementation 
Program 2.B.g. The cost of this improvement can be used as a credit towards a portion of 
the projects’ Traffic Impact Mitigation Fees (TIMF). The sidewalk will route pedestrians 
along the Parrotts Ferry Road frontage, and around the corner to Howser Lane. A 
pedestrian path of travel will be painted across the driveway parallel to Howser Lane to 
another sidewalk routing pedestrians to another path of travel painted across the parking lot 
to the store’s entry. 
 

75. The Tuolumne County Board of Supervisors has determined that projects of this type 
contribute cumulatively to the significant adverse impacts on the County’s circulation 
system. To mitigate this impact, the project proponent or subsequent developer shall pay an 
appropriate Traffic Impact Mitigation Fee (TIMF) prior to issuance of a Certificate of 
Occupancy pursuant to Section 3.54.040 of the Tuolumne County Ordinance Code. Based 
on the usage of the building as high volume retail, the current fee is $8,640 per 1,000 
square feet. This fee is adjusted annually in response to the cost of living. The total fee at 
the current rate would be $76,986. The final TIMF fees will be calculated and due prior to 
the issuance of a Certificate of Occupancy by the Building and Safety Division.  
 

76. A credit against the TIMF will be granted based on the value of transportation 
improvements, or donations or dedications of land, or facilities which are included in the 
Countywide Traffic Circulation Improvement Program or directly reduce the costs of any 
improvement identified in that program. Transportation improvements which qualify for the 
credit are those associated with a roadway widening, roadway extension, capacity 
improvement or traffic signal installation on the Countywide Traffic Circulation Improvement 
program, and includes grading, paving, curb and gutter, sidewalks, transit stops, median 
islands, channelization, interchanges, relocation of utilities, over-crossings, sound walls, 
bridges, lighting, landscaping, right of way and mitigation of environmental impacts. Credit 
for improvements that meet the above criteria may be granted up to the amount of the fee. If 
the cost of the improvement exceeds the amount of the required fee, no refund will be 
granted.  
 

77. Improvements that are required as conditions of a development approval that do not meet 
the above criteria, will not receive credit. To receive credit, the actual cost of the work 
performed must be submitted to the Community Resources Agency. The eligibility of 
improvements for and the amount of any credit shall be determined by the Community 
Resources Director. 
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78. The portion of Parrotts Ferry Road between Sawmill Flat Road and Airport Road is listed in 

the Countywide Traffic Circulation Improvement Program; therefore, the cost of 
improvements to Parrotts Ferry Road can be used as a credit towards a portion of the 
projects’ Traffic Impact Mitigation Fees (TIMF) for this project. 

 
California Department of Transportation (Caltrans) 
 
79. As noted in Response 3-1 in the Responses to Comments document, Caltrans commented 

on the project by stating that there is no approved STAA (federal Surface Transportation 
Assistance Act of 1982) terminal access to the project site. The project will be conditioned to 
prohibit STAA trucks for delivery to the proposed store, until proof of a STAA terminal 
access to the project site is approved by Caltrans and submitted to the Planning Division of 
the Community Resources Agency. 

 
Advisory Agencies 
 
80. Several advisory agencies were notified of the project. Their comments are addressed in 

the Initial Study, while responses to the Initial Study are addressed in the Responses to 
Comments document. The Central Valley District Superintendent of the California 
Department of Parks and Recreation provided a response to the Initial Study expressing 
concerns over the negative effect of the project on heritage tourism and the Parrotts Ferry 
Road corridor as the gateway to Columbia State Historic Park, the scale and design of the 
building, the allowance of extra signage, inappropriate lighting, and the parking location. 
These concerns are addressed in Responses 4-1 through 4-9 of the Responses to 
Comment document. 

 
The Appeal 
 
81. On December 16, 2015, the Tuolumne County Planning Commission denied Site 

Development Permit SDP14-003 and Condition Use Permit CUP14-012 on a vote of five 
commissioners in favor of denial and two opposed. Approximately 200 members of the 
public attended the hearing, with seven people speaking in favor of the project and sixty-one 
speaking in opposition. A copy of the Planning Commission’s decision letter is located at the 
end of this report. 

 
82. On December 22, 2015, the applicant, Joe Dell, submitted an appeal of the Planning 

Commission’s decision to deny Site Development Permit SDP14-003 and Conditional Use 
Permit CUP14-012 to the Tuolumne County Board of Supervisors. The appeal submitted by 
Mr. Dell states the appeal was submitted to exhaust the administrative process and 
because the applicant disagrees with the Planning Commission’s decision. Please refer to 
the copy of the letter of appeal attached hereto. 

 
83. Section 17.68.130(C) of the Tuolumne County Ordinance Code states that, “An appeal on 

any aspect of an application submits the entire entitlement to comprehensive (de novo) 
review and the decision making body shall consider the public record, receive testimony, 
and make all findings and determinations necessary to approve, conditionally approve , or 
deny the application.”   

 
PREPARED BY: Alex Guilbert, Planner 
 
 S:\Planning\PROJECTS\Site Development Permit\2014\SDP14-003 Soria (Dollar General) (CUP14-012)\APPEAL\Agenda Report - Soria APPEAL.doc 
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CONDITIONS OF APPROVAL FOR 
SITE DEVELOPMENT PERMIT SDP14-003 

 
(In the Responses to Comments to the Mitigated Negative Declaration several changes have 

been proposed to the original conditions. These changes are identified in red text.) 
 
 
General Conditions: 
 
1. PD As a condition of the grant of approval of this Permit, and as a continuing 

condition of approval of the Permit, developer/permitee/applicant/property 
owner/subdivider, and the successor in interest shall defend, indemnify, 
save and hold harmless the County of Tuolumne, its elected and appointed 
officials, officers, agents, employees and volunteers from any and all claims, 
actions, proceedings, or liability of any nature whatsoever (including 
attorney’s fees and costs awards) arising out of, or in connection with the 
County's review or approval of the application or project on which this 
condition is imposed, or arising out of or in connection with the acts or 
omissions of the above described person, and his/her/its agents, employees, 
or contractors, during any work performed in connection with the application 
or project. With respect to review or approval, this obligation shall also 
extend to any effort to attack, set aside, void, or annul the approval of the 
project including any contention the project approval is defective because a 
county ordinance, resolution, policy, standard, or plan is not in compliance 
with local, state or federal law. With respect to acts or omissions of the 
above described person and his/her/its agents, employees, or contractors, 
the obligation hereunder shall apply regardless of whether the County 
prepared, supplied, or approved plans, specifications or both. If the defense 
right is exercised, the County Counsel shall have the absolute right to 
approve any and all counsel employed to defend the County. To the extent 
the County uses any of its resources to respond to such claim, action or 
proceeding, or to assist the defense, the above described person will 
reimburse County upon demand. Such resources include, but are not limited 
to, staff time, court costs, County Counsel's time at its regular rate for non-
County agencies, or any other direct or indirect cost associated with 
responding to, or assisting in defense of, the claim, action, or proceedings. 
For any breach of this obligation the County may, without notice, rescind its 
approval of the application or project to which this covenant/condition is 
attached. (TCOC, Section 17.68.150) 

 
Conditions to be met prior to the issuance of a Grading Permit: 
 
2. ED  Secure a Grading Permit from the Engineering Division of the Community 

Resources Agency. (TCOC, Section 12.20.050) 
 
3. ED/PD  Submit an individual site grading plan for the project to the Engineering 

Division of the Community Resources Agency for review and approval. The 
plans shall state that a qualified archaeologist shall be present during any 
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grading activity occurring in the vicinity of the ‘L’-shaped concrete foundation 
pursuant to Condition 29. (TCOC, Section 12.20.140) 

 
4. ED  A drainage plan shall be submitted to the Engineering Division of the 

Community Resources Agency for review and approval to address the 
following: 

 
a. The entire project site including the parking lot drainage. 
b. The additional runoff to downstream drainages, culverts and 

adjacent property. 
c. A retention/detention basin, sedimentation basin, or similar device 

shall be installed to filter and attenuate surface runoff from paved 
travel ways and parking areas prior to discharge into the natural 
drainage system to minimize degradation. If an on-site 
retention/detention system is used, the basin may be proposed as 
subsurface under the parking lot. 

(TCOC, Chapter 12.20) 
 
5. ED/BD/PD A parking area plan shall be submitted to the Engineering, Building and 

Safety, and Planning Divisions of the Community Resources Agency for 
review and approval in connection with the site grading and drainage plan. 
Plans shall address: 

 
a. Internal traffic circulation, parking stall layout and include necessary 

striping, marking and signing.  
b. The parking lot control plan shall provide commercial driveways and 

roads, a minimum of 20 feet in width, meeting the requirements of 
Title 11 of the Tuolumne County Ordinance Code.  

c. The onsite roads shall be paved and extended to within 150 feet of 
all portions of all buildings.  

d. All parking areas and traveled ways on the site shall be paved, 
striped and lined in accordance with approved plans.  

e. A total of 40 parking spaces are required, including 2 handicapped 
accessible and 4 spaces for low emitting, fuel-efficient and/or 
carpool/vanpool parking only. The parking area plan shall be 
submitted in connection with the site grading and drainage plan.   

(CEQA, Section 15041, [Initial Study, "Greenhouse Gas Emissions"]; TCOC, 
Section 11.16.020; CFC, Sections 902.2.3 and 902.2.2.4) 

 
6. ED  Submit a drainage study to the Engineering Division of the Community 

Resources Agency addressing the entire on-site area and additional storm 
water runoff, and the ability of downstream drainage ditches and culverts to 
handle the runoff. (TCOC, Chapter 12.20) 

 
7. ED/SUR Provide proof of legal access to Howser Lane to the Engineering Division 

and the Surveying Division of the Community Resources Agency in the form 
of a Title Report ensuring legal access. (TCOC, Section 17.68.150) 

 
8. ED  Submit an Encroachment Detail to the Engineering Division of the 

Community Resources Agency for review and approval for access onto 
Howser Lane. (TCOC, Section 17.68.150) 
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9. ED  Secure a Road Encroachment Permit from the Engineering Division of the 

Community Resources Agency for access onto Parrotts Ferry Road and at 
the Howser Lane encroachment for any utilities improvements within the 
County road right-of-way. (TCOC, Section 12.04.010) 

 
10. ED  Submit Road Improvement Plans for the improvements to Parrotts Ferry 

Road and Howser Lane to the Engineering Division of the Community 
Resources Agency for review and approval pursuant to Conditions 47, 48, 
49 and 50, that include the following: 

 
a. A concrete sidewalk along the entire Parrotts Ferry Road frontage of 

the project site (APN 32-180-01). An earthtone stain shall be used in 
any concrete sidewalks or pedestrian walkways related to this 
project. 
 

b. Improvements to Parrotts Ferry Road (from the Parrotts Ferry Road 
frontage of the project site to the Airport Road intersection) including: 

 
 Widen the existing two-way left turn lane from its current 11 foot 

width to a minimum of 15-foot wide;  
 Widen the existing north bound lane to 12-feet wide; 
 Provide a 6-foot wide paved shoulder on the north bound lane;  
 Provide a deceleration taper on the north bound lane of Parrotts 

Ferry Road as it approaches Howser Lane;  
 The designed road section shall be designed and constructed to 

be capable of supporting a Traffic Index of no less than 8.5; and  
 Provide a 2 inch thick minimum asphalt concrete overlay with 

paving fabric over the existing road section within the entire limit 
of the project improvement (including the south bound lane). 

 
c. Improvements to Howser Lane including: 

 
 Widen the road to two 10-foot wide lanes;  
 Provide 2-foot wide paved shoulders; 
 The road shall be designed and contructed to meet a Traffic 

Index of 5.0 from the intersection with Parrotts Ferry Road past 
the driveway encroachment; and  

 East of the driveway encroachment the width of Howser Lane 
shall be tapered for 50 feet to reduce the width to that of the 
existing roadway. 

(CEQA, Section 15041, [Initial Study, "Traffic and Circulation,” “Land Use 
and Planning,” and “Visual Quality”]; TCOC, Section 11.04.010) 

 
11. ED  Provide proof to the Engineering Division of the Community Resources 

Agency that slope and drainage easements have been obtained or provided 
in such locations as necessary to accommodate cut and fill slopes, setbacks, 
and flow from the site, and as indicated on the approved improvement plans. 
(TCOC, Section 17.68.150) 
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12. PD  Submit an Exterior Lighting Plan for review and approval by the Community 
Resources Agency. Exterior lighting shall incorporate the following:  

 
a. Screen lighting from roads with structures, vegetation, or topography; 

direct the light downward to the area to be illuminated;  
b. Install shields to direct light and reduce glare;  
c. Utilize low rise light standards or fixtures attached to the buildings; 

and  
d. Utilize low or high pressure sodium lamps instead of halogen type 

lights.  
e. All exterior lighting shall be equipped with automatic timing devices.  
f. All outdoor lighting shall be turned off one hour after the store closing 

at night until two hours prior to opening in the morning, except: 
Outdoor lighting used for security purposes or to illuminate 
walkways, and parking lots may remain lighted after these hours 
when the lighting is activated by a motion sensor. The motion sensor 
controlled lighting shall turn on when activated and turn off within five 
minutes of inactivity. The motion sensor activated lighting shall not 
be triggered by any movement or activity located off the property. 
Any deviation to these restrictions must be submitted and approved 
by the Planning Division of the Community Resources Agency. 

g. All exterior light fixtures shall be of historical appearance consistent 
with the Columbia Design Guidelines.  

h. Parking lot light standards shall be of the post and lamp type or 
similar in appearance. (CEQA, Section 15041, [Initial Study, "Land 
Use and Planning" and “Visual Quality”]) 

(CEQA, Section 15041, [Initial Study, "Land Use and Planning" and “Visual 
Quality”]; CEQA, Section 15041, [Response to Comments]) 

 
13. PD  Submit a revised Landscape Plan to the Planning Division of the Community 

Resources Agency for review and approval. The revised Plan shall replace 
purple robe locust with Ponderosa Pine or native oaks (blue, interior, valley, 
or California black) and shall be consistent with Chapter 15.28 of the 
Tuolumne County Ordinance Code. The location of limestone rocks and 
boulders shall be indicated on the Landscape Plan. (TCOC, Section 
15.28.010; CEQA, Section 15041, [Initial Study, "Land Use and Planning"]; 
CEQA, Section 15041, [Responses to Comments]) 

 
14. ED  Submit to the State Water Resources Control Board Storm Water Permitting 

Unit, a Notice of Intent (NOI) to obtain coverage under the General 
Construction Activity Storm Water Permit (California's National Pollutant 
Discharge Elimination System (NPDES) general permit for construction 
related storm water discharges). (CEQA Section 15041, [Initial study, 
"Hydrology and Water Quality"], Federal Water Pollution Control Act, State 
Water Resources Control Board) 

 
Conditions to be met prior to the issuance of a Building Permit: 
 
15. BD  Meet the obligations to obtain a Building Permit for construction from the 

Building and Safety Division of the Community Resources Agency. (CBC, 
Section 105.1) 
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16. PD/BD  The plans submitted with the Building Permit application shall indicate the 

following information: 
 

 All structures on the project site shall receive public water from the 
Tuolumne Utilities District.  

 All structures on the project site shall be connected to the public sewer 
system operated by the Tuolumne Utilities District.  

 Smooth fiber cement horizontal lap siding shall be installed wherever 
fiber cement siding is proposed.  

 The exterior finish colors of the building shall consist of burnished slate 
on the metal awning, timber bark, khaki brown, and iron gray on the fiber 
cement siding surfaces, with red brick on the northwest corner of the 
building. Sandstone shall be used on the south and east non-road 
frontage sides of the building.  

 
 

 
 Structures on the project site shall not utilize fuel oil as a heating source.  
 Parking lot light standards shall be of the post and lamp type or similar in 

appearance.  
 All exterior light fixtures shall be of historical appearance consistent with 

the Columbia Design Guidelines.  
 All signs shall not be interior lit, but may be exterior lit with either white or 

clear lights.  
 Brass and ornamental address numbers on the glass front door shall be 

in a font listed in the Columbia Design Guidelines. 
 A parapet or similar feature, similar in design to the parapets on the west 

and north elevations of the building, shall be required on the south facing 
elevation.  

 A plot plan supplement showing the location and design of refuse 
facilities for the storage of solid waste and recyclable materials.  

 Exposed areas of retaining walls shall not exceed six feet in height. A 
veneer of natural stone or manufactured stone shall be required on all 
visible surfaces to help blend the wall with the natural environment.  

 An earthtone stain shall be used in any concrete sidewalks or pedestrian 
walkways related to this project.  

(CEQA Section 15041, [Initial Study, " Land Use and Planning" and “Visual 
Quality”]; CEQA Section 15041, [Responses to Comments]; TCOC, Section 
17.34.010) 
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17. FPD  The required fire flow for the proposed project shall be 2,500 gallons per 

minute (gpm) at 20 psi for two (2) hours with type V non-rated construction. 
Fire flow is determined by the square footage of the largest building on site 
including all horizontal projections. A reduction of up to 75 percent, as 
approved, is allowed when the building is provided with an approved 
automatic sprinkler system. The resulting fire-flow shall not be less than 
1,500 gpm. (CFC, Section 508.3) 
 

18. FPD  The required fire flow shall be on site, tested and approved by the Tuolumne 
County Fire Prevention Division prior to the issuance of any building permits. 
(TCOC, Chapter 15.20.010) 

 
19. FPD  County Standard Dry Barrel Hydrants shall be available within 300 feet of 

the furthest portion of all proposed buildings measured by way of drivable 
access. The Tuolumne County Fire Prevention Division shall approve all 
hydrant plans, locations and installations. (TCOC, Chapter 15.20) 

 
20. FPD  If fire sprinklers are going to be installed, plans shall be submitted to the 

Tuolumne County Fire Prevention Division for review and approval prior to 
issuance of a building permit. Fire alarm plans may be a deferred submittal. 
(TCOC, Section 15.20.010) 

 
21. BD/PD  All plans submitted to the County shall demonstrate that all utilities will be 

placed underground where feasible. (CEQA, Section 15041, [Initial Study, 
"Land Use and Planning" and “Visual Quality”]) 

 
Conditions to be met during the construction phase of the proposed project: 
 
22. BD  Prior to the construction of any site improvements or grading on the site, all 

property corners shall be monumented and clearly visible. Where a clear 
line-of-sight between lot corners does not exist, appropriate markers shall be 
set on the property line to identify the boundaries while construction is in 
progress. (TCOC, Chapter 12.20 and Section 17.56.020) 

 
23. BD  Hours of exterior construction on the project site shall be limited to 7:00 a.m. 

to 7:00 p.m. Monday through Saturday. Exterior construction shall be 
prohibited on Sunday and County holidays. (CEQA, Section 15041, [Initial 
Study, "Noise"]) 

 
24. BD/ED  Property owner shall be responsible for dust abatement during construction 

and development operations. A water truck or other watering device shall be 
on the construction site on all working days when natural precipitation does 
not provide adequate moisture for complete dust control. Said watering 
device shall be used to spray water on the site at the end of each day and at 
all other intervals, as need dictates, to control dust. (TCOC, Section 
12.20.370) 

 
25. BD  Exposed serpentine gravel is prohibited on the construction site unless 

completely enclosed by unrestricted material. (Health and Safety Code, 
Section 93106) 
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26. ED  All soils disturbed by grading shall be reseeded or hydromulched or 

otherwise stabilized as soon as possible and before October 15 of the 
construction year, and emergency erosion control measures shall be utilized 
as requested by County officials. (TCOC, Section 12.20.350) 

 
27. ED  The property owner shall submit an erosion control plan to the Engineering 

Division of the Community Resources Agency for any construction to take 
place between October 15 and May 15 of any year. In the absence of such 
approved and implemented plan, all construction shall cease on or before 
October 15. (TCOC, Section 12.20.150) 

 
28. PD  If a cultural resource is discovered during the activities authorized by this 

Permit, the person in possession of the parcel for which the permit was 
issued and all persons conducting any activity authorized by this permit shall 
comply with the following provisions: 

 
A. The person discovering the cultural resource shall notify the 

Community Resources Agency by telephone within 4 hours of the 
discovery or the next working day if the department is closed. 

 
B. When the cultural resource is located outside the area of 

disturbance, the Community Resources Agency shall be allowed to 
photodocument and record the resource and construction activities 
may continue during this process. On parcels of two or more gross 
acres, the area of disturbance includes building pads, septic areas, 
driveways or utility lines, grading and vegetation removal, plus 300 
feet. On parcels of less than 2 gross acres, the area of disturbance 
equals the boundaries of the parcel. 

 
C. When the cultural resource is located within the area of disturbance, 

all activities that may impact the resource shall cease immediately 
upon discovery of the resource. All activity that does not affect the 
cultural resource as determined by the Community Resources 
Agency may continue. A qualified professional, as defined in Section 
17.04.657 of the Tuolumne County Ordinance Code, such as an 
archaeologist or an historian, shall be allowed to conduct an 
evaluative survey to evaluate the significance of the cultural 
resource.  

 
D. When the cultural resource is determined to not be significant, the 

qualified professional or Community Resources Agency shall be 
allowed to photodocument and record the resource. Construction 
activities may resume after authorization from the Community 
Resources Agency. 

 
E. When a resource is determined to be significant, the resource shall 

be avoided with said resource having boundaries established around 
its perimeter by a qualified professional archaeologist or historian or 
a cultural resource management plan shall be prepared by a 
qualified professional to establish measures formulated and 
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implemented in accordance with Sections 21083.2 and 21084.1 of 
the California Environmental Quality Act (CEQA) to address the 
effects of construction on the resource. The qualified professional 
shall be allowed to photodocument and record the resource. 
Construction activities may resume after authorization from the 
Community Resources Agency. All further activity authorized by this 
permit shall comply with the cultural resources management plan. 

 
A cultural resource is any building, structure, object, site, district, or other 
item of cultural, social, religious, economic, political, scientific, agricultural, 
educational, military, engineering or architectural significance to the citizens 
of Tuolumne County, the State of California, or the nation which is 50 years 
of age or older or has been listed on the National Register of Historic Places, 
the California Register of Cultural Resources, or the Tuolumne County 
Register of Cultural Resources. (TCOC, Section 14.10.150; CEQA, Section 
15041, [Initial Study, "Cultural Resources"]) 

 
29. ED/PD  A qualified archaeologist shall be present during any grading activity 

occurring in the vicinity of the ‘L’-shaped concrete foundation. (CEQA, 
Section 15041, [Initial Study, "Cultural Resources"]) 

 
30. APCD  Secure burning permits from the Tuolumne County Air Pollution Control 

District and the California Department of Forestry and Fire Protection prior to 
burning vegetation on the site. Only clean dry vegetation shall be burned on 
the site on a California Air Resources Board declared permissive burn day. 
(California Health and Safety Code; California Public Resources Code 
Sections 41800 & 41802; General Plan, Implementation Program 12.D.d; 
TCAPCD Rules and Regulations, Regulation III) 

 
31. AG  All hay, straw, hay bales, straw bales, seed, mulch or other material used for 

erosion control or landscaping on the project site shall be free of noxious 
weed seeds and propagules.  Noxious weeds are defined in Title 3, Division 
4, Chapter 6, Section 4500 of the California Code of Regulations and the 
California Quarantine Policy – Weeds.  (Food and Agriculture Code, 
Sections 6305, 6341 and 6461) 

 
32. AG  All equipment brought to the project site for construction shall be thoroughly 

cleaned of all dirt and vegetation prior to entering the site, in order to prevent 
importing noxious weeds. (Food and Agriculture Code, Section 5401) 

 
33. AG  All material brought to the site, including rock, gravel, road base, sand, and 

top soil, shall be free of noxious weed seeds and propagules. Noxious 
weeds are defined in Title 3, Division 4, Chapter 6, Section 4500 of the 
California Code of Regulations and the California Quarantine Policy – 
Weeds. (Food and Agriculture Code, Sections 6305, 6341 and 6461) 

 
34. SW  All solid waste from demolition or construction activities shall be disposed of 

at facilities authorized by the Board of Supervisors by resolution, including 
the Cal Sierra Transfer Station, the Pinecrest Transfer Station, or the 
Groveland Transfer Station.  Solid Waste that is not accepted at any of these 
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facilities may be disposed of at an alternative facility that is permitted to 
receive the waste.  (TCOC, Section 7.12.050) 

 
35. PD  The developer shall make a good faith effort to hire firms and contractors 

that are based in Tuolumne County and utilize suppliers and vendors whose 
primary place of business is in Tuolumne County.  (TCOC, Section 
17.68.150) 

 
Conditions to be met prior to the issuance of a Certificate of Occupancy by the Building and 
Safety Division of the Community Resources Agency: 
 
36. PD  The final project shall meet all requirements mandated by federal, state or 

local law. Federal or state law may require additional obligations beyond 
those required by these conditions or local requirements, including additional 
analysis of environmental or other issues, over which the County has no 
control. (TCOC, Section 17.68.150) 

 
37. BD The applicable Traffic Impact Mitigation Fee shall be paid to Tuolumne 

County prior to issuance of a Certificate of Occupancy. (TCOC, Chapter 
3.54; CEQA, Section 15041, [Initial Study, "Traffic and Circulation"]) 

 
38. BD All structures on the project site shall receive public water from the 

Tuolumne Utilities District. (TCOC, Section 17.34.010) 
 

39. BD All structures on the project site shall be connected to the public sewer 
system operated by the Tuolumne Utilities District. (TCOC, Section 
17.34.010) 
 

40. FPD/BD Address numbers shall be displayed on a building or land in such a manner 
as to be visible from the street or road on which the building or land fronts.  
Where the building is located more than 50 feet from the main roadway, the 
number shall be displayed at the entrance of the driveway and be readable 
from both directions. The size of letters, numbers and symbols for addresses 
shall be a minimum of six inch letter height but shall not exceed twelve 
inches in height, five-eighth inch stroke, reflectorized, contrasting with 
background color of the sign. Addresses mounted to buildings shall use 
same size configuration and be illuminated. Brass and ornamental address 
numbers on the glass front door shall be in a font listed in the Columbia 
Design Guidelines.  All numbers or signs shall be maintained in a neat and 
orderly manner so as to remain readable. (TCOC Sections 12.12.080(A)(3) 
and 12.12.080(A)(4); CFC, Section 505) 

 
41. ED Road Encroachments shall be installed in accordance with the plans 

approved by the Engineering Division of the Community Resources Agency. 
(TCOC, Section 12.04.010) 

 
42. ED/FPD Paved access roadways meeting the requirements of Chapter 11.16 of the 

Tuolumne County Ordinance Code shall be extended to within 150 feet of all 
portions of all buildings. (TCOC, Section 11.16.020) 
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43. FPD/ED Paved access roadways shall be provided within 150 feet of all portions of 
the exterior walls of the proposed buildings. The roadways shall be 
constructed to have an unobstructed width of not less than 20 feet and an 
unobstructed vertical clearance of not less than 15 feet. The roadways shall 
be designed and maintained to support the imposed loads of fire apparatus. 
The configuration of the fire apparatus access roadways shall be indicated 
on the site plan and shall be approved by the Tuolumne County Fire 
Prevention Division. (CFC, Section 503; TCOC, Section 11.16.020) 

 
44. FPD For dead-end fire apparatus access roads in excess of 150 feet in length, an 

area for turning fire apparatus around shall be provided as approved by the 
Tuolumne County Fire Prevention Division. (CFC, Section 503) 

 
45. ED Drainage improvements shall be installed in accordance with the drainage 

plans approved by the Engineering Division of the Community Resources 
Agency pursuant to Condition 4. (TCOC, Section 17.68.150) 

 
46. ED/SUR Dedicate the area 40 feet from the center line of Parrotts Ferry Road 

adjacent to the project site to the public for road and public utility purposes. 
(TCOC, Section 17.68.150) 

 
47. ED Construct a 5-foot wide concrete sidewalk along the entire Parrotts Ferry 

Road frontage as it abuts the property (APN 32-180-01). (CEQA, Section 
15041, [Initial Study, "Traffic and Circulation"]) 

 
48. ED Construct the following road improvements to Parrotts Ferry Road (from the 

Parrotts Ferry Road frontage of the project site to the Airport Road 
intersection) pursuant to Condition 10, including: 

 
 Widen the existing two-way left turn lane from its current 11 foot width to 

a minimum of 15-foot wide;  
 Widen the existing north bound lane to 12-feet wide; 
 Provide a 6-foot wide paved shoulder on the north bound lane;  
 Provide a deceleration taper on the north bound lane of Parrotts Ferry 

Road as it approaches Howser Lane;  
 The designed road section shall be designed and constructed to be 

capable of supporting a Traffic Index of no less than 8.5; and  
 Provide a 2 inch thick minimum asphalt concrete overlay with paving 

fabric over the existing road section within the entire limit of the project 
improvement (including the south bound lane). 

(TCOC, Section 11.20.020; CEQA, Section 15041, [Initial Study, "Traffic and 
Circulation"]) 
 

49. ED Construct the following road improvements to Howser Lane pursuant to 
Condition 10:  

 
 Widen the road to two 10-foot wide lanes;  
  
 Provide 2-foot wide paved shoulders; 
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 The road shall be designed and contructed to meet a Traffic Index of 5.0 
from the intersection with Parrotts Ferry Road past the driveway 
encroachment; and  

 East of the driveway encroachment the width of Howser Lane shall be 
tapered for 50 feet to reduce the width to that of the existing roadway. 

(TCOC, Section 11.20.020; CEQA, Section 15041, [Initial Study, "Traffic and 
Circulation"]) 

 
50. ED/BD The developer shall pay a “fair share” of the cost of the re-alignment of 

Springfield Road to shift its intersection with Parrotts Ferry Road to the south 
(approximately 400 linear feet) to line up with the existing commercial 
driveway serving the Kwik Serv mini-mart and gas station as calculated by 
the Roads Division of the Community Resources Agency.( CEQA, Section 
15041, [Initial Study, "Traffic and Circulation"]) 

 
51. PD All landscaping on the site shall adhere to the Landscape Plan approved by 

the Community Resources Agency pursuant to Condition 13. Any significant 
deviation from the plan shall require approval of supplemental plans 
submitted by the property owner. If the installation of landscaping is not 
allowed due to drought then a security agreement may be entered into in lieu 
of planting prior to issuance of the Certificate of Occupancy. (TCOC, 
Sections 15.28.010 and 17.68.150) 

 
52. PD Irrigation systems for landscape vegetation shall comply with Chapter 15.28 

of the Tuolumne County Ordinance Code. (TCOC, Chapter 15.28) 
 

53. PD All landscaped areas shall be mulched with materials, such as bark or wood 
chips, which promote water retention and reduce water loss from 
evaporation consistent with Chapter 15.28 of the Tuolumne County 
Ordinance Code. (TCOC, Chapter 15.28) 

 
54. PD Limestone rocks and boulders shall be placed as indicated on the 

Landscape Plan approved by the Community Resources Agency pursuant to 
Condition 13. (CEQA, Section 15041, [Responses to Comments]) 

 
55. PD A “nostalgic wire fence,” not exceeding four feet in height, shall be installed 

between the parking area and the landscape area along Parrotts Ferry 
Road. The placement of historical equipment with local significance within 
the landscape area is also encouraged. (CEQA, Section 15041, [Responses 
to Comments]) 

 
56. PD The property owner shall have a qualified professional draft the content of a 

12-inch high by 15-inch wide plaque commemorating the community of 
Bensonville. The content shall be reviewed and approved by the Tuolumne 
County Historic Preservation Review Commission prior to creating the 
plaque.  Approval of said content shall not be unreasonably withheld prior to 
creation of the plaque.  (CEQA, Section 15041, [Responses to Comments]) 

 
57. PD The proposed location of the plaque shall be shown on a site plan, for review 

and approval of the Community Resources Agency prior to installation. The 
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location shall be within the landscape area, or other permanent fixed 
location. (CEQA, Section 15041, [Responses to Comments]) 

 
58. PD The property owner shall have a 12-inch high by 15-inch wide bronze plaque 

containing the content approved by the Historic Preservation Review 
Commission created and installed in the location approved by the 
Community Resources Agency. (CEQA, Section 15041, [Responses to 
Comments]) 

 
59. PD/BD All parking on the site shall adhere to the Parking Area Plan approved by the 

Community Resources Agency pursuant to Condition 5.  Any significant 
deviation from the plan shall require approval of supplemental plans 
submitted by the property owner. (TCOC, Chapter 17.60) 

 
60. PD/BD All construction on the site shall adhere to the site plan and exterior 

elevational drawings approved by the Tuolumne County Board of 
Supervisors on __________________________ as modified by the 
Conditions of Approval provided herein. Any significant deviation from the 
plans shall require approval of supplemental plans submitted by the property 
owner. (TCOC, Section 17.68.150) 
 

61. BD/PD  Refuse storage facilities shall be constructed as shown on the plot plan 
supplement approved by the Community Resources Agency referenced in 
Condition 6. (California Code of Regulations, Title 14, Sections 17301-
17317) 

 
62. BD/PD  The property owner shall provide accessible recycling and green waste bins 

with instructions/education program explaining how to use the bins, what can 
go into each bin, and the importance of recycling to patrons. (CEQA Section 
15041, [Initial Study, "Greenhouse Gas Emissions"]) 

 
63. PD/SD Exterior lighting of the parking areas and structures shall be installed as 

shown on the approved Exterior Lighting Plan referenced in Condition 12. 
(CEQA, Section 15041, [Initial Study, "Land Use and Planning" and “Visual 
Quality”]) 

 
64. PD/BD All signs shall not be interior lighted, but may be exterior lighted with either 

white or clear lights. (CEQA, Section 15041, [Initial Study, "Land Use and 
Planning" and “Visual Quality”]) 

 
65. ED All grading, both on and off site, shall be completed in compliance with the 

Grading Permit issued by and the grading plans approved by the 
Engineering Division of the Community Resources Agency referenced in 
Condition 3.  (TCOC, Chapter 12.20) 

 
66. PD A site inspection will be conducted by Community Resources Agency 

personnel to verify compliance with the conditions listed above. (TCOC, 
Section 17.68.150) 
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Conditions to be met after occupancy of the buildings.  The owner of the property at the time 
of construction or use shall be responsible for compliance with the following conditions: 
 
67. PD The property owner, shall be responsible for maintaining the landscaping in 

a healthy and attractive condition. Dead or dying plants shall be replaced 
with materials of equal size and similar variety. (TCOC, Section 15.28.190) 

 
68. PD The property owner, shall be responsible for maintaining the building in an 

attractive and usable condition. (TCOC, Section 17.68.150) 
 

69. PD/ED The retention/detention basin, sedimentation basin, or similar device 
installed pursuant to Condition 4 shall be maintained annually pursuant to 
the approved engineered plan. (CEQA, Section 15041, [Initial Study, 
"Hydrology and Water Quality"]) 

 
70. PD The use of STAA (federal Surface Transportation Assistance Act of 1982) 

trucks for delivery to the proposed store is prohibited until proof of a STAA 
terminal access to the project site approved by Caltrans is submitted to the 
Planning Division of the Tuolumne County Community Resources Agency. 
(CEQA, Section 15041, [Responses to Comments]) 

 
71. PD The noise levels generated by the project shall be restricted to the following 

exterior noise limits as measured at the property line: 
 
 
 Zoning Classification  
 of  
 Receiving Property 

Noise Level (dB) of Sound Source 

 Daytime 
 (7 a.m. to 10 p.m.) 

 
 Nighttime 
 (10 p.m. to 7 a.m.) 

 
MU, R-3, R-2, R-1, RE-1, RE-2, RE-3, RE-5, 
RE-10, C-O, C-1, C-S, BP 

 50 Leq. (1 hour)1 
 
 45 Leq. (1 hour)1 

 

1Leq. 1 hour refers to the average noise level measured over a one hour period. 
(CEQA, Section 15041, [Initial Study, "Noise"]) 

 
72. PD All window displays shall conform to Chapter 17.62 of the Tuolumne County 

Ordinance Code. (TCOC, Chapter 17.62) 
 

73. PD Any new structure, development, or use on the site shall be constructed, 
painted, designed, or operated in such a way as to avoid: 

 
a. Glare or distracting lights which could be mistaken for airport lights. 
b. Sources of dust, steam or smoke which may impair pilot visibility. 
c. Sources of electrical interference with aircraft communications or 

navigation; and 
d. Any uses which may attract large flocks of birds. 
(ALUCP, Policy 2.4.3.5) 
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74. PD No new structure or new vegetation, such as trees, shall exceed a height of 
2,262 feet mean sea level. The height of a structure includes any antenna, 
chimney or other attachments. (ALUC, Table 2A) 
 

75. AG The property owner shall maintain and implement an effective program for 
the monitoring and control of noxious weeds.  Noxious weeds are defined in 
Title 3, Division 4, Chapter 6, Section 4500 of the California Code of 
Regulations and the California Quarantine Policy – Weeds.  (Food and 
Agriculture Code, Sections 5401 and 5402) 

 
76. EH A permit shall be obtained from the Environmental Health Division of the 

Community Resources Agency, Certified Unified Program Agency, for 
handling, use, storage, or generation of hazardous materials and/or 
hazardous waste on the site. (TCOC, Chapter 13.24; CHSD, Division 20, 
Chapters 65 and 6.95; CCR, Title 19 and Title 22) 
 

77. SW If a business located on the project site generates more than four (4) cubic 
yards of solid waste per week, then recycling is required.  Recycling can 
include subscribing to recycling service provided by the franchise hauler for 
the collection area, self-hauling recyclables to a recycling center or donating 
recyclables to a charitable cause.  (CCR, Section 18837) 

 
78. SW Excepting disruptions in normal refuse collection schedules, refuse shall not 

be allowed to remain on the premises for more than seven (7) days unless it 
is satisfactorily composted, used as animal food, used as soil amendments, 
or some other beneficial use, provided such use does not create a nuisance. 
 (TCOC, Section 8.05.035) 

 
79. SW Persons hauling solid waste from their own residence or solid waste 

generated in the course of their own business (including building 
contractors) shall deliver such solid waste only to facilities authorized by the 
Board of Supervisors by resolution, including the Cal Sierra Transfer Station, 
the Pinecrest Transfer Station, or the Groveland Transfer Station.  (TCOC, 
Section 7.12.050) 

 
 
MONITORING PROVISION:  A Notice of Action shall be recorded for Conditions 1, and 67 through 
79 to notify all owners of this parcel of the conditions of this entitlement and these responsibilities. 
Any violations observed by the Community Resources Agency during regular site inspections or in 
response to complaints shall be referred to the agency having jurisdiction over the condition for 
resolution or referred to the Code Compliance Officer for enforcement. (PRC, Section 21081.6; 
TCOC, Section 17.68.150) 
 
COMMUNITY RESOURCES AGENCY CONTACT PERSON: Alex Guilbert, Planner 
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CONDITIONS OF APPROVAL FOR 
CONDITIONAL USE PERMIT CUP14-012 

 
 
General Conditions: 
 
1. PD As a condition of the grant of approval of this Permit, and as a continuing condition 

of approval of the Permit, developer/permitee/applicant/property owner/subdivider, 
and the successor in interest shall defend, indemnify, save and hold harmless the 
County of Tuolumne, its elected and appointed officials, officers, agents, employees 
and volunteers from any and all claims, actions, proceedings, or liability of any 
nature whatsoever (including attorney’s fees and costs awards) arising out of, or in 
connection with the County's review or approval of the application or project on 
which this condition is imposed, or arising out of or in connection with the acts or 
omissions of the above described person, and his/her/its agents, employees, or 
contractors, during any work performed in connection with the application or project. 
With respect to review or approval, this obligation shall also extend to any effort to 
attack, set aside, void, or annul the approval of the project including any contention 
the project approval is defective because a county ordinance, resolution, policy, 
standard, or plan is not in compliance with local, state or federal law. With respect to 
acts or omissions of the above described person and his/her/its agents, employees, 
or contractors, the obligation hereunder shall apply regardless of whether the 
County prepared, supplied, or approved plans, specifications or both. If the defense 
right is exercised, the County Counsel shall have the absolute right to approve any 
and all counsel employed to defend the County. To the extent the County uses any 
of its resources to respond to such claim, action or proceeding, or to assist the 
defense, the above described person will reimburse County upon demand. Such 
resources include, but are not limited to, staff time, court costs, County Counsel's 
time at its regular rate for non-County agencies, or any other direct or indirect cost 
associated with responding to, or assisting in defense of, the claim, action, or 
proceedings. For any breach of this obligation the County may, without notice, 
rescind its approval of the application or project to which this covenant/condition is 
attached. (TCOC, Section 17.68.150) 

 
2. PD All commercial signs shall advertise or relate to a business, product or activity being 

conducted or produced on the parcel on which such signs are placed. (TCOC, 
Section 17.62.010(B)) 

 
Conditions to be met during the construction phase of the sign: 
 
3. BD Hours of exterior construction on the project site shall be limited to 7:00 a.m. to 7:00 

p.m. Monday through Saturday. Exterior construction shall be prohibited on Sunday 
and County holidays.  (TCOC, Section 17.68.150) 
 

4. PD If a cultural resource is discovered during the activities authorized by this Permit, the 
person in possession of the real property for which the Permit was approved and all 
persons conducting any activity authorized by this Permit shall comply with the 
following provisions: 
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A. The person discovering the cultural resource shall notify the 
Community Development Department by telephone within 4 hours of 
the discovery or the next working day if the department is closed. 

 
B. When the cultural resource is located outside the area of 

disturbance, the Community Development Department shall be 
allowed to photodocument and record the resource and construction 
activities may continue during this process. On parcels of two or 
more gross acres, the area of disturbance includes building pads, 
septic areas, driveways or utility lines, grading and vegetation 
removal, plus 300 feet. On parcels of less than 2 gross acres, the 
area of disturbance equals the boundaries of the parcel. 

 
C. When the cultural resource is located within the area of disturbance, 

all activities that may impact the resource shall cease immediately 
upon discovery of the resource. All activity that does not affect the 
cultural resource as determined by the Community Development 
Department may continue. A qualified professional, as defined in 
Section 17.04.657 of the Tuolumne County Ordinance Code, such as 
an archaeologist or an historian, shall be allowed to conduct an 
evaluative survey to evaluate the significance of the cultural 
resource.  

 
D. When the cultural resource is determined to not be significant, the 

qualified professional or Community Development Department shall 
be allowed to photodocument and record the resource. Construction 
activities may resume after authorization from the Community 
Development Department. 

 
E. When a resource is determined to be significant, the resource shall 

be avoided with said resource having boundaries established around 
its perimeter by a qualified professional archaeologist or historian or 
a cultural resource management plan shall be prepared by a 
qualified professional to establish measures formulated and 
implemented in accordance with Sections 21083.2 and 21084.1 of 
the California Environmental Quality Act (CEQA) to address the 
effects of construction on the resource. The qualified professional 
shall be allowed to photodocument and record the resource. 
Construction activities may resume after authorization from the  
Community Development Department. All further activity authorized 
by this permit shall comply with the cultural resources management 
plan. 

 
A cultural resource is any building, structure, object, site, district, or other 
item of cultural, social, religious, economic, political, scientific, agricultural, 
educational, military, engineering or architectural significance to the citizens 
of Tuolumne County, the State of California, or the nation which is 50 years 
of age or older or has been listed on the National Register of Historic Places, 
the California Register of Cultural Resources, or the Tuolumne County 
Register of Cultural Resources. (TCOC, Section 14.10.150) 
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Conditions to be met prior to a final inspection of the sign: 
 
5. PD The signs shall conform to the plans approved by the Tuolumne County Board of 

Supervisors on _______________, 2015 for the sign, including design, size, height, 
color, location, materials and lighting.  (TCOC, Section 17.68.150) 
 

Ongoing Conditions: 
 
6. PD Property owner shall be responsible for maintaining the signs.  The signs shall 

receive regular maintenance so that they do not decay, fade, warp, chip or 
otherwise deteriorate in appearance.  (TCOC, Section 17.62.030) 
 

7. PD The intensity of the exterior illumination shall be adjusted if the Community 
Resources Director determines that the signs pose a hazard to motorists.  (TCOC, 
Section 17.68.150) 

 
8. PD Minor modifications to the signs may be made without a Conditional Use Permit with 

approval by the Community Resources Director. The applicant shall demonstrate 
that the style, color, font and size of the sign will remain as approved by the 
Tuolumne County Planning Commission, or a new Conditional Use Permit will be 
required. (TCOC, Section 17.68.150) 

 
A Notice of Action shall be recorded for Conditions #1 and 6 through 8 to notify all owners of this 
parcel of the conditions of this entitlement and these responsibilities. Any violations observed by the 
Community Resources Agency during regular site inspections or in response to complaints shall be 
referred to the agency having jurisdiction over the condition for resolution or referred to the Code 
Compliance Officer for enforcement 
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